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 INTRODUCTION 
 
The subject property consists of two parcels of land located immediately west of the Homestead 
Extension of the Florida Turnpike.  The north parcel is located north of N.W. 41st Street in Section 
24, Township 53 South, Range 39 East, Miami-Dade County, Florida (Figure 1).  The second 
parcel is located south of N.W. 41st Street, in Section 25, Township 53 South, Range 39 East, 
Miami-Dade County, Florida (Figure 1).  This property is being considered for development. 
 
This report presents the results of a site assessment and wetland delineation conducted by EAS 
Engineering on May 31, 2013 
 
 WETLAND DELINEATION 
    
The distinction between uplands and wetlands is based on three criteria: 
 

Vegetation can be classified into different categories based on its ability to thrive in water 
or in wet soil.  The classes (for the State of Florida) include: 

 
· Obligate (OBL) plants thrive only in wet (anaerobic) soils or in water 
· Facultative-Wet (FACW) plants are more likely to be found in wet soils, but can 

also be found in dry sites 
· Facultative (FAC) plants can thrive in either wet or dry conditions. 
· Upland (UPL) plants cannot thrive in wet soil.  They are associated with dry soils 

only. 
 

Soils can be divided into: 
 

· Hydric soils, which are flooded or saturated long enough to produce anaerobic 
conditions that favor the growth of hydrophytic vegetation. 

· Non-hydric soils are all other soils.  They are aerobic and infrequently flooded. 
 

Wetland Hydrology refers to the characteristics of soils that are flooded or saturated long 
enough to produce anaerobic conditions.  A number of “hydrologic indicators” have been 
identified to help one identify soils that have been flooded, even if they are dry at the time 
of inspection.  Examples include: 
 
· Drift lines 
· Water marks on tree trunks 
· Buttressed tree trunks 
· Algal mats 
· Adventitious roots 
· Vegetated tussocks or hummocks 
· Evidence of aquatic fauna (crayfish burrows, cast skins of insect larvae) 
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The State of Florida requires that two of these three characteristics be present for a determination 
that a wetland condition exists.  Miami-Dade County uses the same wetland definition as the 
State.  The Corps of Engineers requires that all three characteristics be demonstrated. 
 
 HISTORIC INFORMATION SOURCES 
 
Lakebelt Vegetation Map: 
 
The subject properties were included in the Lakebelt Vegetation Mapping Study that EAS 
Engineering conducted for Miami-Dade County in 1996.  Figure 2 shows the mapped cover types 
on the subject site, which were based on 1992 aerial photographs.  The cover types in the vicinity 
of this project included: 
 

AG Agriculture 
C Canals 
D Disturbed Areas 
DM Dense Melaleuca Forest 
DV Developed Areas 
FPL FPL Right-of-Way 
L Lakes 
LP Lake Perimeter 
P75 Prairie with 50% to 75% Melaleuca 
W Other Water 

 
These cover types do not denote whether the lands are uplands or wetlands, but they do provide an 
indication of the likelihood that they contain wetlands.  Agricultural lands, for example, could 
include both uplands and wetlands.  Prairie with Melaleuca and Dense Melaleuca normally a 
wetland cover types. Disturbed Areas are not necessarily uplands, but Developed Areas and Lake 
Perimeter usually are uplands.  The FPL Right-of-Way was wetland throughout most of its length 
in the Lakebelt. 
 
National Wetland Inventory: 
 
Another good source of historic information is the National Wetland Inventory, published in 1991 
and based on 1984 aerial photography (Figure 3).  The lake in the southern property is designated 
as “PUBHx” (Palustrine, Unconsolidated Bottom, Permanently Flooded, Excavated).  All of the 
remaining land in both parcels is designated as fresh water wetlands with emergent and 
scrub/shrub vegetation (PEM1/SS3A – Palustrine, Emergent, Persistent/Scrub Shrub, 
Broad-Leaved Evergreen, Temporarily Flooded).  The quarry to the north of the northern parcel is 
designated as Lake (L1UBHx – Lacustrine, Limnetic, Unconsolidated Bottom, Permanently 
Flooded, Excavated).  All of these designations are wetland designations.  The National Wetland 
Inventory did not designate any upland property on either parcel. 
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 SITE ASSESSMENT 
 
Current Use of the Sites: 
 
North Parcel 
 
The parcel north of NW 41st St. is mostly filled upland south of an existing quarry. The subject 
parcel was previously used to process recycled mulch.  That operation has shut down and the site 
has now been densely overgrown with vegetation.  It does not appear that this property is 
currently being used for anything.  The eastern half of the fill pad is elevated about ten feet higher 
than the adjacent grade.  Tall berms exist along the south edge of the quarry and along NW 41st 
Street.  The quarry edge is a steep drop, with no littoral or wetland edge on the south side. 
 
South Parcel 
 
Most of the south site is currently being used for pasture.  An entrance road on NW 41st Street 
(Figure 1) leads to a gravel covered parking area that provides access to a trailer and an array of 
pens in which are kept pigs, chickens, pea fowl and goats.  Farther to the south along this road is a 
small nursery, behind which are more pens occupied by dogs. Past the nursery, the road ends at a 
gate leading to the pasture. 
 
There is a lake on the eastern side of the property.  An animal pen occupies the western edge of 
this lake, and a large, open, mulched area is located southwest of the lake. 
 
Soils: 
 
North Parcel 
 
The Miami-Dade County Soil Survey (Figure 4) designates the entire area between the quarry and 
N.W. 41st Street as “udorthents-water complex”.  This is not a hydric soil. 
  
South Parcel 
 
The Miami-Dade County Soil Survey shows an area of “udorthents-water complex” in the area 
around the lake in the northeast corner (not hydric).  This is the developed portion of the property.  
Except for two marshes extending to the northeast and southeast of the lake and some low-lying 
Brazilian Pepper, this area is upland in characteristic.  The rest of the site, currently being used as 
a pasture, consists of Lauderhill Muck, depressional, and Dania Muck, depressional, both of which 
are hydric soils. 
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Vegetation: 
 
North Parcel 
 
The eastern half of the fill pad is elevated about ten feet higher than the adjacent grade.  It is 
overgrown with dense Ragweed (Ambrosia artemisiifolia, UPL) and Burma Reed (Neyraudia 
reynaudiana, FAC).  The western half of the fill pad has developed wetland communities in 
low-lying depressions (Figure 5).  These areas had standing water during our inspection (It was 
raining) and algal mats were evident (an indicator of wetland hydrology).  The following wetland 
species were also noted in these low-lying wetland areas: 
 
 Lance-Leaf Arrowhead (Sagittaria lancifolia)   OBL 
 Barnyard Grass (Echinochloa crusgalli)    FACW 

Marsh Fleabane (Pluchea rosea)  FACW 
Water-Primrose (Ludwigia octovalvis)  FACW 
Smooth Water-Hyssop (Bacopa monnieri)  OBL 
Flat Sedge (Cyperus odoratus)  FACW 
Switchgrass (Panicum virgatum)  FACW 
Torpedo Grass (Panicum repens)  FACW (exotic) 
Coastal Spikerush (Eleocharis cellulosa)  OBL 

 White-Top Sedge (Rhychospora colorata)    OBL 
 Loosestrife (Lythrum alatum)      OBL 
 Bristly Foxtail (Setaria geniculata)     OBL 
 
These wetland areas are numerous, of varying sizes and have indistinct edges, so mapping them 
would be difficult. 
 
The eastern end of this parcel is a forested area dominated by Australian Pine, Brazilian Pepper, 
Oyster plants (Rhoeo spathacea) and Neyraudia, all of which are exotic species.  There is, 
however, wetland vegetation growing in the understory, particularly in low-lying depressions, 
including: 
  

Torpedo Grass (Panicum repens)  FACW (exotic) 
Sawgrass (Cladium jamaicense)     OBL 
White-Top Sedge (Rhychospora colorata)    OBL 
Coinwort (Centella asiatica)  FACW 
Marsh Fleabane (Pluchea rosea)  FACW 

 Mistflower (Conoclinum ceolestinum)    FAC 
 
South Parcel 
 
The south parcel has a complex mix of cover types in the northeastern corner, dominated by 
nurseries, animal pens and overgrown areas, but the rest of the site consists only of pasture and 
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stands of dense Melaleuca quinquenervia, both of which are wetlands (Figure 5).   
 
Pasture: 
 
The majority of the property consists of open pasture.  A herd of cows and some pigs were seen 
grazing in the pasture.  The pasture is dominated by an unidentified pasture grass (Bahia?), but 
there was enough wetland vegetation to satisfy the criteria for a wetland, including: 
 

Smooth Water-Hyssop (Bacopa monnieri)  OBL 
Crinum Lilly (Crinum americanum)  OBL  
Coinwort (Centella asiatica)  FACW 
White Top Sedge (Rhynchospora colorata)  FACW 
Water Pennywort (Hydrocotyl sp.)  FACW 
Marsh Fleabane (Pluchea rosea)  FACW 

 Smartweed (Polygonum sp.)      OBL 
 Dog Fennel (Eupatorium capillifolium)    FACW 
 Frog-Fruit (Phyla nodiflora)      FAC 
 Pond Apple (Annona glabra)      OBL 
 
Lake: 
 
The other wetland type on this property includes the large pond surrounded on the north and south 
by tall mounds of fill that are dominated by Brazilian Pepper and Australian Pines, and a shallow 
eastern extension of the pond to within a few feet of the fence marking the eastern property line.  
The surrounding wetlands extend to the eastern fence line and end at a northern fence.  The 
property to the north of that fence was inaccessible, but appeared to be upland, dominated by 
Brazilian Pepper.  A small wedge of upland was marked in the SE corner of the property, 
apparently fill associated with construction of the adjacent toll booth.   
 
Developed Site: 
 
The vegetation throughout most of the disturbed/developed part of the property in the northeast 
corner of the property is upland or facultative, some of which appears to have been planted for 
landscaping purposes and includes: 
 

Sambucus canadiensis  Elderberry  FAC 
Wedelia trilobata Creeping Oxeye FAC (exotic) 
Ricinus communis Castor Bean  UPL (exotic) 
Bougainvillea  Bougainvillea  UPL 
Ficus sp. Fig   FAC-UPL 
Schinus terebinthifolius Brazilian Pepper FAC 
Casuarina equisetifolia Australian Pine FAC 
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Wetland Jurisdiction: 
 
Requests for jurisdictional determinations (JD’s) were sent to the Army Corps of Engineers by 
EAS Engineering in 2006.  These JD’s were requested for both the south site and the entire north 
site (not just the small parcel purchased for this project).  The entire south site was determined to 
be Corps jurisdictional and most of the area north of the quarry in the north site was determined to 
be jurisdictional wetlands.  The small parcel north of NW 41st Street was not determined to be 
jurisdictional at that time.  EAS Engineering appealed the JD’s on the grounds that they were 
isolated wetlands, but the appeal was denied in 2008.  Those JD’s expired in May, 2013. 
 
Miami-Dade County DERM concluded in 2002 that the fill around the quarry at the north site was 
grandfathered, so it was not considered jurisdictional wetlands by DERM at that time.  EAS 
Engineering’s recent site inspection indicates, however, that since the muck screening facility has 
ceased operation, several low areas are now retaining storm water and are reverting to a wetland 
character. 
 
EAS Engineering inspected the south site with Miami-Dade County DERM in 2006.  DERM 
agreed with EAS’s wetland determination, but noted that the mulch pile adjacent to the lake could 
be a violation because it was deposited relatively recently and there was no permit on file. 
 

Permitting Considerations 
 
Environmental resource permits will have to be obtained from the Army Corps of Engineers, the 
South Florida Water Management District and Miami-Dade County Department of Regulatory 
and Economic Resources (RER) for any work in the wetlands identified on these properties.  
These agencies require a sequential approach when working in wetlands.  The sequence, in order, 
is: 
 
Avoidance If possible, the developer is expected to avoid wetland impacts altogether by 

limiting the development to upland property only. 
 
Minimization If avoidance is not possible, the developer is expected to minimize wetland 

impacts. 
 
Mitigation If wetland impacts are unavoidable and if they have been minimized to the 

satisfaction of the agencies, then mitigation is considered. 
 
The Army Corps of Engineers public notice presented in Appendix B discusses this sequence of 
avoidance, minimization and mitigation and served notice to developers that projects outside the 
UDB can be expected to be reviewed unfavorably by the Corps of Engineers. 
	
Avoidance: 
 
The proposed project will be a retail/entertainment destination with a regional draw.  The search 
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for a site for this project focused on Minor Statistical Areas (MSA) No. 3.1 and 3.2 (Figure 9) 
because this area is adjacent to Miami International Airport and includes four major expressways, 
namely, the Homestead Extension of the Florida Turnpike, I-75, the Dolphin Expressway (S.R. 
836) and the Palmetto Expressway (S.R. 826).  Three factors were critical in selecting a site for 
this project: 
 

1. Size 
2. Proximity to Major Highways  
3. Proximity to High Residential and Workforce Population 

 
Minor Statistical Areas 3.1 and 3.2 cover 146 square miles, approximately 73 square miles of 
which lie within the existing Urban Development Boundary.  It is the only area of the county in 
which portions of three major highways are located and the single largest employment center in the 
county.  It is also the location of several retail uses that draw from a regional market, including 
International Mall and Dolphin Mall, as well as multiple auto dealerships. 
 
The proposed project must have a Business and Office land use designation on the county’s Land 
Use Map.  There are only 13 vacant parcels in MSA’s 3.1 and 3.2 with this designation that are 
greater than ten (10) acres in size.  Most of those sites, however, are undergoing development or 
are in various stages of pre-development planning.  Of these, only three vacant sites greater than 
ten (10) acres will be available by the end of the year.  Those sites were examined and were 
rejected for a number of reasons, for example, one was a Development of Regional Impact and its 
development order limited retail development to 100-150 thousand square feet, another site was 
too far from the nearest highway, and the third site included an existing lake that limited 
development.  
 
The subject property is ideal for this project and it appears to be the Least Environmentally 
Damaging Practicable Alternative (LEDPA).  It is immediately adjacent to the existing Urban 
Development Boundary where all necessary urban services exist and it is connected to the City of 
Doral by N.W. 41st Street/Doral Boulevard, which is Doral’s “main street”.  Doral is one of the 
fastest growing cities in Florida, not only as a result of its residential population, but just as 
importantly, its growing business community, which brings a strong and vibrant daily workforce 
to the immediate area. 
 
Minimization: 
 
The ±80 available acres on the subject parcels are barely sufficient to accommodate all of the 
proposed development.  Setting aside any of this acreage to preserve wetlands would make the 
project economically unviable.  Moreover, the existing wetlands are of marginal quality because 
they have been severely disturbed by past land uses (cattle grazing on the south site and quarry 
operations on the north site).  
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Mitigation: 
 

There are opportunities for on-site mitigation, since the existing wetlands are heavily disturbed, 
and have a lot of exotic vegetation.  On-site mitigation, however, would require that the proposed 
development be reduced in scope to accommodate the mitigation. 
 
If there is insufficient land available for on-site mitigation, then off-site mitigation will be 
required.  This would most likely require purchase of fresh water mitigation credits from FPL’s 
Everglades Mitigation Bank.  A WATER (Wetland Assessment Technique for Environmental 
Reviews) model must be conducted to calculate the number of mitigation credits required to offset 
environmental impacts.  Fresh water mitigation credits currently cost $85,000 per credit. 
 
Cut and Fill Approval: 
 
This project is located in the Area B drainage basin.  The cut and fill criteria for this basin 
(Appendix C; Chapter 24-48.3(6) of the Miami-Dade County Code) will have to be met by 
providing sufficient areas of lake and retention/detention areas to retain all storm water runoff for a 
100 year, 3 day storm event. 
 
Wellfield Protection: 
 
The subject properties are located within the protection zone for the Northwest Wellfield (Figure 
6). Miami-Dade County has a wellfield protection ordinance that prohibits certain land uses that 
could endanger the county’s water supply.  A list of allowable land uses in wellfield protection 
areas is presented in Appendix D.  This project will have to comply with those guidelines. 
 
Potential for Existing Wetland Violations: 
 
EAS Engineering examined the county’s files regarding the muck screening operation at the north 
site, and that violation appears to have been resolved satisfactorily.  There is some question as to 
whether any of the fill in the northeast corner of the south site is a wetland violation.  Should any 
environmental violations be identified, they would have to be resolved by the property owner 
before any new permits would be issued. 
 
Endangered Species: 

The US Fish and Wildlife Service (USFWS) reviews permit applications for potential impacts to 
the Florida Panther.  The USFWS has established two contiguous geographic zones that aid them 
in this review (Figure 7).  The Primary Zone is occupied and supports the only known breeding 
population of panthers.  The Secondary Zone is used to a lesser extent, but is important to the 
long-term viability of the panther.  Panthers use these lands in a much lower density than in the 
Primary Zone.  The subject property is five miles east of the closest Secondary Zone boundary 
and eight miles from the closest Primary Zone boundary. 
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The USFWS will also review permit applications for potential impacts to Wood Storks.  Figure 8 
shows the locations of wood stork nests in Miami-Dade County.  The subject parcel is 
approximately six miles east of the nearest wood stork nest.  The Florida Fish and Wildlife 
Conservation Commission considers the area within 18.6 miles (30 km) of a nesting colony as the 
Core Foraging Area for wood storks.  The subject properties lie within the core foraging areas of 
at least nine existing wood stork nests.  Potential wood stork impacts may increase the amount of 
mitigation required. 

CERP Compatability: 

Regulatory agencies review pending applications to ensure that they are compatible with the 
Comprehensive Everglades Restoration Plan (CERP).  The subject property is not within the 
boundary of any CERP component (Figure 10).  The nearest CERP components are the Central 
Lakebelt Storage Area, located about 4.4 miles to the north, and the Bird Drive Recharge Area, 
located about 4.7 miles to the south.  CERP compatibility should not be an issue for this 
application. 

Tree Preservation: 

There are no known trees on the subject property that will require special permitting or 
preservation.  Almost all of the trees are exotic species. 

Pollution Remediation: 

There is no known site contamination that will require remediation.  Should any such 
contamination be discovered during site work, it will have to be dealt with appropriately. 
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 Site Photos 
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Vegetation on top of elevated fill pad, looking West
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Vegetation on south slope of elevated fill pad 
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Vegetation on west slope of elevated fill pad, looking East
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Understory in forested area. Sawgrass and Oyster Plants in foreground.
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Forested area, looking east toward turnpike exit ramp.
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Sawgrass in understory of forested area
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Sagittaria and Sawgrass in understory of forested area
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Vegetation in pond in forested area
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Edge of forested area, dominated by Neyraudia
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Sawgrass in understory of forested area
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Oyster plants near quarry in forested area
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Dense Neyraudia in edge of forested area
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Elevated fill pad as seen from forested area, looking West



slangley
Typewritten Text
27

slangley
Typewritten Text
28

pesteves
Typewritten Text
Entrance to property
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Goat pen near entrance
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Cages near entrance
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Filled area west of lake
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Pasture vegetation
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Shallow ditch in pasture
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Pasture vegetation
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Pasture vegetation
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Developed area as seen from pasture
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Pasture vegetation, looking west toward dense Melaleuca
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Dense Melaleuca
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Crinum Lillies near edge of dense Melaleuca stand
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Wetland vegetation in between Melaleuca stands
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Australian Pines near northern fence line
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Pond Apple plant in pasture near north fence line
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Pasture vegetation near western fence line
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Pasture vegetation (typical)
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Eastern property line at turnpike fence



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX B  
Corps of Engineers Public Notice of Nov. 7, 2005. 

  



 
 
 
 
 

 
Regulatory Division      7 November 2005 
South Permits Branch 
         

 
PUBLIC NOTICE 

 
Regulatory Procedures Regarding Freshwater and Coastal Wetlands of Miami-

Dade County, Florida  
 

Section 404 of the Clean Water Act (33 U.S.C. 1344), authorizes the Secretary 
of the Army, acting through the Chief of Engineers, to issue permits, for the discharge 
of dredged or fill material into the waters of the United States. (33 CFR Part 323).  It is 
important for the regulated public of Miami-Dade County to understand what to expect 
when an application is submitted to the United States Army Corps of Engineers 
(Corps).  The county’s geography requires special consideration of high value 
resource relationships within drainage basins, landscapes and watersheds.  The 
county is situated between the extensive and unique resources of the Florida Keys, 
National Parks and Aquatic Preserves.  The developed area has a substantial impact 
on the ecological quality of the natural areas it borders to the east, west and south.  
Only projects that the Corps determines are not contrary to the public interest and 
which obey federal law, including compliance with the Section 404(b)(1) Guidelines 
are permitable.   
 
 A key element of the Corps’ program is avoidance and minimization of aquatic 
resource impact.  Avoidance of impact to aquatic functions and values to the 
maximum extent practicable is required prior to issuance of any Corps authorization.  
To demonstrate effective avoidance of impacts, either by considering other potential 
development sites or onsite avoidance, alternatives must be sought and considered.  
An alternative is considered practicable if it is available and capable of being 
completed after taking into consideration cost, existing technology, and logistics, in 
light of overall project purposes.  If it is otherwise a practicable alternative, an area not 
presently owned by the applicant which could reasonably be obtained, utilized, 
expanded or managed in order to fulfill the overall project purpose of the proposed 
activity may be considered.  The Corps will also require avoidance of impacts onsite, 
by avoiding higher ecological value aquatic areas.  Minimization of proposed impact to 
aquatic functions and values is also required by Corps regulations as part of the 
federal review process.  Minimization includes actions such as stabilizing any 
authorized fill so it does not erode.  Only after avoidance and minimization have been 
addressed compensatory mitigation may be considered.  Compensatory mitigation is 
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required to offset unavoidable impacts to aquatic resources. Sufficient appropriate 
mitigation is required to adhere to the Clean Water Act (CWA) and for the Corps to 
determine that the proposed project is not contrary to the public interest (33 CFR 
320.4(a)). 
 

Regulatory Guidance Letter 93-02 instructs the Corps to carefully evaluate the 
functions and values of ecological resources.  The Corps applies substantial rigor to 
projects that would impact aquatic areas with high ecological value. “The burden of 
proof to demonstrate compliance with the Guidelines rests with the applicant; where 
insufficient information is provided to determine compliance, the Guidelines require 
that no permit be issued. 40 CFR 230.12(a)(3)(iv)”. 

 
http://www.sac.usace.army.mil/permits/93-02.html 
 
http://www.usace.army.mil/inet/functions/cw/cecwo/reg/sec404.htm 
 
Applicants should involve the Corps early in the design phase of their projects 

to insure prudent utilization of time and assets.  The Corps is committed to fair and 
flexible decisions, which protect the aquatic environment.  Given the geographical 
setting of Miami-Dade County, the Corps will continue to require rigorous 
implementation of the federal guidelines for projects proposing impacts to high value 
ecological resources and to protect aquatic resources from cumulative and secondary 
impacts.  
  
 The Corps has reviewed the “Adopted 2003 Evaluation and Appraisal Report 
for the Comprehensive Development Master Plan (CDMP)” of Miami-Dade County.  
The CDMP is consistent with the Corps’ goals.  “Sufficient land exists within the Urban 
Development Boundary (UDB) to meet the projected requirements of Miami-Dade 
County until the year 2020”.  The regulated public should anticipate that future 
projects, proposed outside the current 2005 map of the UDB, may not to be viewed 
favorably, except in exceptional circumstances.  The public is hereby notified that in 
the absence of compelling justification, the Corps will require use of upland and less 
detrimental wetland alternatives, such as exotic infested areas, within the UDB, and 
for all projects outside of the UDB.   
 

http://www.miamidade.gov/planzone/planning_metro_CDMP.asp 
 
 
 
 
 
 
 
 



 
 
 
 
 

Point of contact for this Notice to the public is Paul Kruger, at 305-526-7185 or 
paul.e.kruger@saj02.usace.army.mil 

       
for      Lawrence C. Evans 

                                                                          Chief, Regulatory Division   





 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

APPENDIX C 
County Area B Cut and Fill Criteria 

  







 

 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX D 
Wellfield Protection Rules 


































































































